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Economic Analysi§/pdated* Draft ResultdMixed UseZones Prototypes

Commercial Mixed-Use 1 (CM1)

This small-scale commercial mixed use zone is intended for

sites in smaller mixed use nodes within lower density residential
areas, as well as on neighborhood corridors, and at the edges of
neighborhood centers, town centers and regional centers. The
7one is also appropriate for key areas within neighborhood centers
that have low-rise storefront character and where this scale is
intended to be maintained. This zone allows a mix of commercial
and residential uses. Buildings in this zone are generally expected to
be up to three stories. Development is intended to be pedestrian-
oriented and generally compatible with the scale of surrounding
residentially zoned areas.

This medium-scale commercial mixed use zone is intended for
sites in a variety of centers and corridors, and in smaller mixed

use areas that are well served by frequent transit or within a larger
area zoned for multi-dwelling development. The zone allows a
mix of commercial and residential uses, as well as employment
uses that have limited off-site impacts. Buildings in this zone

are generally expected to be up to four stories, unless height

and floor area bonuses are used to provide additional public
benefits. Development is intended to be pedestrian-oriented and
complement the scale of surrounding residentially zoned areas.

This large-scale commercial mixed use zone is intended for sites
close to the Central City, in high-capacity transit station areas,
town centers, and on Civic Corridors. The zone allows a wide mix
of commercial and residential uses, as well as other employment
uses that have limited off-site impacts. Buildings in this zone are
generally expected to be up to six stories, unless height and floor
area bonuses are used to provide additional public benefits or
plan district provisions specify other height limits. Development is
intended to be pedestrian-criented, but buildings may be larger
than those allowed in lower intensity mixed use and residential
zones. Design review is required in this zone.

Proposed Future
Comprehensive Plan Designation Implementing Zones
Mixed Use Dispersed CMT, CE
Mixed Use Neighborhood CM1, W2, CE

Mixed Use Civic Corridor

CM1, CM2, CM3, CE

Mixed Use Urban Center

CMT, CWM2, CM3

Current Zones
Comprehensive Plan Designation CN1/2 Co1/2 Ccm CS G

Mixed Use Dispersed | Ml M1 M1 C;L# M1 n/a

. . CMT1+ CM2#
Mixed Use Neighborhood CMI1 M M2 Chi2 CE# Ch2 n/a

. . . CMI+ CM2%
Mixed Use Civic Corridor | M4 M2 M2 CE# M3 M3

. CMT1+ CM2#
Mixed Use Urban Center | MO M2 M2 CE# M3 M3
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New Mixed Use Zones

Commercial Mixed Use 1(CM1) [0 Commercial Mixed Use 2 ((M2) [l Commercial Mixed Use 3 ((M3)  [Jll Commercial Employment (CE)



$ per Square Foot
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Land Value Per Transactions .-

Land Value Per Panel

2016 $80
2010 $78

2014 $73

2015 $65

Market Rate

Residual Land Value Feasibility Analysis
Development Prototype CM1.5 FAR)
Wood- Middle Cost Scenario
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10% at 80%
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20% at 80%

% Affordable Units at % Area Median Income

$77
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$24
$18
$15

20% at 60%

o Full Tax Exemption + Affordable SDC Waivers + Density
Tl T®$74

Full Tax Exemption + Affordable SDC Waivers
Tax Exemption on All Units
Full Tax Exemption + Density

Affordable Tax Exemption and SDC Waiver

Tax Exemption on Affordable Units
SDC Waivers on Affordable Units

Residual Land Value
Affordable Tax Exemption and SDC Waiver+ Density

Affordable Tax Exemption + Density
Affordable SDC Waiver + Density

Density Bonus(+1.0 FAR)
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$ per Square Foot

$240
$230
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$200
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$100
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$80
$70
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$50
$40
$30
$20
$10
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-$20
-$30
-$40
-$50
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Land Value Per Transactions ,.;:3:"

Land Value Per Panel

2015 $101
2014 $100

2016 $80
2010 $71

Market Rate

Residual Land Value Feasibility Analysis
Development Prototype CMR2.5 FAR)
Wood- Middle Cost Scenario
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% Affordable Units at % Area Median Income

10% at 80% 10% at 60% 20% at 80%

e $102

Full Tax Exemption + Affordable SDC Waivers + Density

Full Tax Exemption + Density
Full Tax Exemption + Affordable SDC Waivers

Tax Exemption on All Units

Affordable Tax Exemption and SDC Waiver
Tax Exemption on Affordable Units
SDC Waivers on Affordable Units

) Residual Land Value
‘® Affordable Tax Exemption and SDC Waiver+ Density

‘o $37 Affordable Tax Exemption + Density
T 51 _ .

. Affordable SDC Waiver + Density

g $67 Density Bonus(+1.5 FAR)

20% at 60%
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$ per Square Foot
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Residual Land Value Feasibility Analysis
Development Prototype CM3.0 FAR)
Podium- Middle Cost Scenario
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Land Value Per Transactions
Land Value Per Panel

2016 $200
2014 $107
$112
2015 $118 : Full Tax Exemption + Affordable SDC Waivers + Density
Full Tax Exemption + Density
$90
2010 $60 o2 g e e el e e T $45
Full Tax Exemption + Affordable SDC Waivers
Tax Exemption on All Units
$33
-$44 : .
® _$56 Affordable Tax Exemption and SDC Waiver
Q860 Tax Exemption on Affordable Units
_$66 Affordable Tax Exemption and SDC Waiver+ Density
-$78 SDC Waivers on Affordable Units
$82 Residual Land Value
Affordable Tax Exemption + Density
-$103 Affordable SDC Waiver + Density
® ios Density Bonus (+2.0 FAR)
Market Rate 10% at 80% 10% at 60% 20% at 80% 20% at 60%

% Affordable Units at % Area Median Income
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Economic Analysi§/pdated* Draft ResultsCentral CityPrototypes
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